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INTRODUCTION 


INTRODUCTION 

In  May,  1967,  the  Town  Boards  of  Cornelius  and  Davidson 
contracted  with  the  Division  of  Community  Planning  for  a  com- 
prehensive long-range  planning  program  involving  the  followin; 
step  5  or  el ement  s : 


Base  Mapping 

Population  and  Economy  Study 
Land  Use  Survey  and  Analysis 
Land  Development  Plan 
Community  Facilities  Plan 
Subdivision  Regulations 


The  base  mapping  was  needed  to  compile  a  unified  repro- 
ducible base  map  at  a  scale  of  one  inch  equals  400  feet  for 
the  two  towns  and  their  aggregate  one-mile  perimeter  area 
(including  a  portion  of  southern  Iredell  County  in  the  case 
of  Davidson).   The  Population  and  Economy  Study  was  needed  as 
a  basic  data  input  to  the  Land  Development  and  Community 
Facilities  Plans.   In  other  words,  it  is  difficult  to  project 
future  land  use  needs  and  community  facilities  loads  without 
an  accur°ate  notion  of  what  population  and  employment  growth 
is  likely  to  occur  within  the  planning  area.   The  Land  Use 
Survey  and  Analysis  also  provides  basic  data  concerning  land 
use  patterns  and  problems,  circulation  and  parking,  housing 
conditions,  and  so  -forth,  which  is  useful  in  the  creation  of 
a  unified  Land  Use,  Major  Thoroughfare  and  Community  Facilities 
Plan.   These  three  prime  factors  in  development  must  be  corre- 
lated if  the  towns  are  to  get  the  maximum  benefit  from  their 
expenditures  for  street  improvements,  utility  extensions,  and 
perhaps  even  housing  improvements. 


The  subdivision  regulations  help  to  implement  the  Land 
Development  Plan  by  placing  much  of  the  responsibility  on 
private  developers  for  proper  subdivision  layout,  reservation 
and  improvement  of  street  rights-of-way,  construction  of  util- 
ity lines,  proper  monument  a t ion ,  and  so  forth.   Another  very 
important  tool  for  the  implementation  of  a  town's  development 
objectives  is  the  zoning  ordinance.   Davidson  and  Cornelius 
each  have  zoning  ordinances  in  force  within  their  town  limits, 
and  Davidson's  applies  within  the  perimeter  area,  but  Cornelius 
zoning  will  need  to  be  extended  to  the  one-mile  perimeter  area 
to  adequately  protect  property  values  in  said  area.   A  further 
planning  tool,  one  which  ties  in  with  and  builds  upon  the 
Community  Facilities  Plan,  is  the  Public  Improvements  Program- 
Capital  Budget.   These  planning  elements  are  not  a  part  of  the 
current  contract,  as  such,  but  much  of  the  data  necessary  for 
their  formulation  will  be  collected  and  analyzed  in  connection 
with  the  work  program  which  has  been  set  forth. 


SCOPE  OF  STUDY 

The  planning  period  involved  in  all  subsequent  work  is 
twenty  years.   Population,  employment  and  land  use  projections 
will  be  geared  to  a  target  date  of  1987,  with  an  intermediate 
target  date  of  1977  being  used  for  some  purposes  as  well. 
Considering  the  strategic  location  of  Cornelius  and  Davidson 
in  close  proximity  to  Charlotte,  the  Carolines'  largest  and 
fastest  growing  city,  and  their  advantageous  location  adjacent 
to  Interstate  77,  and  fairly  near  Interstate  85,  it  does  not 
require  blind  faith  to  suppose  that  the  population  and  economic 
growth  of  the  planning  area  will  be  noteworthy.   If  this  growth 
is  to  be  both  efficiently  and  attractively  arranged  steps  must 
be  taken  now,  by  both  towns,  to  steer  and  structure  this  growth 
in  the  best  interests  of  all  concerned.   This  requires  deliber- 
ate and  equitable  policies,  based  on  a  well-thought-out  Land 


Development  Plan  and  Community  Facilities  Plan.   Since  most 
towns  and  cities  grow  slowly  and  incrementally  rather  than  by 
sudden  sizable  accretions  of  people  and  buildings,  it  is 
important  that  all  development  decisions  and  investments, 
private  as  well  as  public,  are  made  on  the  basis  of  the  best 
possible  information  and  the  wisest  possible  motives.   This 
is  why  planning  has  come  to  be  such  an  important,  on-going 
activity  in  towns  and  cities,  and  even  counties,  of  all  sizes. 
It  involves  the  application  of  strenuous  processes  such  as 
data  collection,  analysis  and  plan  formulation  to  the  problems 
and  potentials  inherent  in  the  physical  growth  of  urban  areas. 


HISTORY  AND  ECONOMY 

Davidson  is  probably  one  of  the  best-known  small  towns  in 
America  --  largely  because  it  is  the  home  of  Davidson  College, 
one  of  the  most  outstanding  liberal  arts  colleges  in  the 
country.   Davidson,  which  enrolls  a  maximum  of  1,000  men,  was 
founded  in  1837  on  property  donated  by  the  family  of  General 
William  Lee  Davidson  of  Revolutionary  War  fame.   The  town  grew 
up  around  the  college  and  its  economy  is  still  closely  tied  to 
the  college.   Along  with  neighboring  Cornelius,  it  also  serves 
as  a  minor  farm  trading  center.   Manufacturing  came  late  to 
both  towns  --  at  about  the  turn  of  the  century.   Davidson  was 
incorporated  in  1879,  Cornelius  in  1905.   Cornelius  was  founded 
in  1893  because  of  a  dispute  over  some  public  weighing  scales. 
It  was  named  after  the  chief  investor  in  its  first  industry, 
a  cotton  mill.   Davidson's  1960  population  was  2,573,  while 
Cornelius'  was  1,444. 


Davidson's  manufacturing  plants  include:   Kerr-McGee 
Plant  Food  Center,  Hoke  Lumber  Company,  Thermoid  Division  of 
H.  K.  Porter  Company  (asbestos  brake  linings),  Bridgeport 
Fabrics  (automotive  fabrics).  General  Time  Corporation  (clocks) 


Carolox  (industrial  components),  and  Industrial  Dynamics,  Inc., 
(metal  stamping).   Cornelius'  principal  employer  is  Reeves 
Brothers,  Inc.,  (plastic  fabricating  with  two  plants  in  the 
area).   Smaller  plants  are  those  of  Magla,  Inc.,  (small  house- 
hold items),  McCall  Chair  Company,  and  a  feed  mill.   An  unusual 
and  rather  pleasant  local  industry  is  the  greenhouse  and  nur- 
sery complex  known  as  Smith's.   Despite  this  rather  broad 
range  of  employment  opportunities  there  is  a  significant 
amount  of  outmigration  to  work,  many  of  the  area's  residents 
commuting  to  Charlotte.   On  the  other  hand,  new  industries, 
such  as  General  Time,  are  drawing  workers  from  Mooresville 
and  other  places  beyond  Mecklenburg  County.   The  northern 
portion  of  Mecklenburg,  including  Hunte r svi 1 le ,  is  also 
attracting  some  retirees. 


CHARACTERISTICS  OF 
THE  PLANNING  AREA 


PART  1 
CHARACTERISTICS  OF  THE  PLANNING  AREA 


ACCESS  AND  NATURAL  FEATURES 

The  Cornelius-Davidson  Planning  Area  (Map  1)  lies  at  the 
northernmost  extremity  of  Mecklenburg  County  with  its  geographic 
center  lying  about  20  miles  north  of  Downtown  Charlotte.   It  is 
served  by  US  21  and  NC  115  on  a  north-south  axis  and  NC  73  east- 
west.   It  will  soon  be  served  by  Interstate  77,  which  will  pro- 
vide a  controlled  access  bee-line  between  Charlotte  and  States- 
ville.   Douglas  Municipal  Airport  in  Charlotte  provides  excel- 
lent world-wide  air  connections.   There  is  also  a  branch  line 
of  the  Southern  Railroad  traversing  the  urban  area.   Hence, 
there  is  no  deficiency  of  high  level  transportation  services. 
A  new  alignment  of  NC  73  will  expedite  east-west  traffic. 

The  terrain  in  the  Planning  Area  varies  from   flat  to 
gently  rolling  with  some  fairly  steep  grades  on  some  streets 
and  rural  roads.   The  highest  elevation  in  the  county  is  near 
Davidson  --  830  feet.   Drainage  for  the  northern  portion  of  the 
county  is  divided  by  the  ridge  along  which  the  railroad  runs. 
Since  most  of  the  land  in  the  Planning  Area  lies  east  of  the 
railroad,  the  dominant  drainage  direction  is  towards  the  east 
(actually  the  southeast)  where  the  creeks  empty  into  the  Rocky 
River.   All  drainage  west  of  the  railroad  ridge  goes  into  Lake 
"Norman.   This  lake,  created  between  1959  and  1964  by  the  Duke 
Power  Company  is  already  having  a  tremendous  impact  on  the 
physical  and  economic  development  of  the  urban  area.   For  one 
thing,  it  is  acting  as  a  magnet  to  pull  residential  development 
to  the  west  of  Cornelius  and  Davidson  rather  than  permitting  it 
to  spread  evenly  around  the  aggregate  perimeter  of  the  two 
towns.   This  can  be  both  good  and  bad. 


PLANNING  AREA 

WITH 

STUDY    AREAS 


MAP-l 


The  soils  in  the  area  are  predominantly  of  the  Cecil  Clay 
Loam  (red  land)  and  Cecil  Sandy  Loam  (gray  land)  varieties. 
Most  of  the  soil  has  only  slight  to  moderate  limitations  for 
such  urban  uses  as  septic  tanks,  roads  or  streets,  and  general 
residential  or  industrial  construction. 

There  are  four  areas  approximated  that  could  present 
problems  for  urban  development."   As  shown  in  Map  2,  these 
areas  are:  (1)  east  of  Davidson,  between  Grey  Road  and  NC  73; 
(2)  southeast  of  Davidson  or  east  of  Cornelius,  between  NC  73 
and  Bailey  Road;  (3)  south  of  Cornelius,  between  Barnett  Road 
and  Bailey  Road;  and  (A)  southwest  of  Cornelius,  the  area 
ranging  from  the  town  limits  to  Westmoreland  Road  west  of  US  21. 
Centered  in  most  of  these  areas  are  major  stream  beds  which  are 
subject  to  overflow,  pondage,  high  water  table,  and  high  shrink- 
swell  potential.   Other  problems  presented  include  shallow  or 
rocky  soils,  overlying  heavy  "plastic"  clays  and  clays  with 
high  shrink-swell  ratios,  and  poor  bearing  qualities  (insuffici- 
ient  support  for  roads  with  heavy  traffic  or  heavy  construction 
such  as  large  commercial  or  industrial  buildings).   Not  all  of 
these  designated  areas  possess  all  of  these  poor  soil  qualities, 
but  any  construction  in  or  near  the  areas  should  be  checked  on 
an  individual  site  basis  to  prevent  costly  problems  later.  Perk 
tests  are  recommended  throughout  the  Planning  Area  when  septic 
tank  must  be  used. 

The  climate  involves  nothing  that  would  be  detrimenal  to 
extensive  urban  development.   Some  shelter  effect  is  received 
from  the  mountains  located  60  to  70  miles  to  the  west  and  north, 
causing  winter  temperatures  to  be  about  three  degrees  higher  than 
much  of  the  more  northern  Piedmont  section  of  the  State.   The 
mean  annual  temperature  is  60.6  degrees;  the  mean  annual  preci- 
pitation is  45  inches.**  Wind  direction  is  from  the  southwest 
most  of  the  year.   This  fact  should  be  suggestive  in  terms  of 
industrial  development. 


*Mr.  Sam  H.  Hern,  U.S.  Department  of  Agriculture  Soil 
Scientist,  Soil  Conservation  Service,  Albemarle,  N.  C. 
**Based  on  U.S.  Department  of  Commerce  CI ima t ol og ical  data 
for  the  Charlotte,  N.  C,  area. 
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PRESENT  LAND  USE 
SURVEY  AND  ANALYSIS 


PART  II 
PRESENT  LAND  USE  AND  ANALYSIS 

An  intensive  study  of  land  use  and  land  capability  is  a 
necessary  preliminary  to  all  future  physical  planning.   It  can 
best  be  broken  down  into  the  following  topics:  (1)  Present 
Land  Use  Quantities;  (2)  Land  Use  Patterns;  (3)  Land  Use 
Problems;  (4)  Housing  Conditions;  (5)  The  Major  Street  System; 
and  (6)  Future  Land  Use  Projections. 


PRESENT  LAND  USE  QUANTITIES 

The  preeminent  use  of  land  within  the  composite  Cornelius- 
Davidson  Planning  Area  is  non-use,  i.e.,  non-urban  use  --  with 
the  "vacant  and  water"  categories  accounting  for  almost  83  per 
cent  of  the  total  acreage  (see  Table  2).   This  means,  of  course, 
that  only  17  per  cent  of  the  total  acreage  within  the  Planning 
Area  is  in  urban  use,  i.e.,  residential,  commercial,  production, 
public  and  semi-public,  transportation  (mostly  off-street  park- 
ing), roads  and  streets,  and  railroads.   For  Davidson  the  per- 
centage of  undeveloped  land  is  53.1  per  cent;  for  Davidson's 
fringe  area,  93.6  per  cent.   Some  58.6  per  cent  of  Cornelius' 
town  limits  area  is  undeveloped  —  as  is  86.8  per  cent  of  its 
fringe  area.   It  will  be  apparent  from  Map  3  that  the  reason 
why  so  much  more  of  Cornelius  proper  is  undeveloped  than  David- 
son proper  is  that  there  simply  is  not  much  urban  development 
east  of  the  railroad  tracks  in  Cornelius.   Another  slightly 
distortive  factor  would  be  that  part  of  the  Davidson  College 
property  was  treated  as  urban  although  some  of  it  may  not  be 
fully  used  as  yet.   It  is  interesting  to  note  that  a  somewhat 
larger  percentage  of  Cornelius'  fringe  area  is  developed  than 
that  of  Davidson.   This  is  probably  due  to  recent  lake-oriented 
residential  development  and  the  fact  that  Cornelius  has  not  annexed 
as  boldly  as  Davidson  has. 


Forgetting  the  "vacant  and  water"  categories  for  a  moment 
and  focussing  on  the  developed  acreage  it  becomes  apparent 
that  the  major  use  of  this  developed  land  in  both  Davidson  and 
Cornelius  is  for  residence,  the  percentages  being  50.3  and  57.1, 
respectively  (Table  2). 

The  second-ranking  use  of  land  in  Davidson  (with  23.2  per 
cent)  is  "public  and  semi-public"  because  of  the  college,  with 
roads  and  streets  coming  in  third  with  12.4  per  cent.   Roads 
and  streets  rank  second  in  Cornelius  with  14.5  per  cent.   In 
descending  order,  the  next  most  prominent  uses  of  land  in 
Cornelius  are  railroads  (9.3  per  cent),  pr oduc t i on  (8 . 3  per  cent), 
public  and  semi-public  (7.9  per  cent),  comme r c ial ( 1 . 9  per  cent), 
and  transportation  (1.0  per  cent).   Following  third-place  roads 
and  streets  in  Davidson  are  railroads  (5.5  per  cent),  production 
(5.4  per  cent),  transportation  (2.0  per  cent),  and  commercial 
(1.1  per  cent). 

The  same  rank-ordering  can  be  applied  to  the  fringe  areas 
of  each  town  and  to  the  combined  incorporated  and  fringe  area 
for  each  town  with  some  profit.   It  is  not  considered  necessary 
to  rehash  the  entire  table  in  terms  of  acreage  distribution  and 
relative  percentages  in  the  text  of  this  report.   The  main  value 
of  such  figures  lies  in  the  computations  which  can  be  made  from 
these  figures  of  the  present  ratios  of  acres  per  100  persons  in 
particular  uses.   This  will  be  done  and  future  land  use  pro- 
jections made  subsequently. 
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GENERALIZED 


EXISTING    LAND  USE 


MAP-3 


LAND  USE  PATTERNS 

Davidson  has  grown  in  a  fairly  concentric  pattern  (i.e., 
the  downtown  is  roughly  equidistant  from  the  town's  residential 
extremeties)  whereas  adjoining  Cornelius  has  grown  in  an  off- 
center  fashion  --  with  the  downtown  near  the  railroad  to  the 
east  of  the  residential  area.   Various  physical  barriers  have 
had  an  affect  on  these  growth  trends  (e.g.,  the  location  of  the 
railroad  tracks  on  a  ridge  line  and  the  creek  and  branch  pattern 
to  the  southeast  of  Davidson).   However,  it  is  possible  that 
these  physical  parameters  have  not  been  as  influential  as  certain 
racial  and  volitional  factors  in  preventing  growth  in  certain 
areas.   In  other  words,  non-white  housing  areas  often  discourage 
the  construction  of  homes  for  whites  in  their  immediate  vicini- 
ties --  or  beyond  them  --  and  recalcitrant  owners  of  large  tracts 
can  stymie  growth  in  certain  directions  by  simply  refusing  to 
sell  lots.   Utility  extension  possibilities  and  related  policies 
can  foster  or  limit  growth. 

Looking  to  the  future,  the  location  of  the  new  Interstate 
77  four-lane  divided  highway  just  west  of  the  two  towns  will 
have  a  big  impact  on  growth  directions  and  quantities  --  as  will 
Lake  Norman.   The  lake,  for  instance,  has  cut  off  certain  penin- 
sular areas  which  were  formerly  more  or  less  closely  tied  to 
one  or  the  other  town.   (See  Map  2.) 

Concentrations  of  businesses  and  related  service  outlets 
and  offices  are  better  coordinated  in  Davidson  than  they  are  in 
Cornelius.   Davidson  has  a  recognizable  downtown  area  where 
Cornelius  has  a  scattered  one.   Industry  is  clustered  along  the 
railroad  tracks  near  downtown  Davidson  and  at  the  new  industrial 
park  west  of  town.   There  is  also  a  noticable  clustering  of 
industry  in  the  "central"  part  of  Cornelius.  The  beginnings  of 
highway  or  "strip"  business  developments  are  noted  between  the 
two  towns  and  south  of  Cornelius,  but  the  situation  has  not 
gotten  out  of  hand  as  yet.   There  will  surely  be  a  noticable 
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pull  of  businesses  to  the  new  Interstate  77  Bypass.   Public  and 
semi-public  uses  follow  no  pattern  of  clustering.   Residential 
areas  are,  for  the  most  part,  nicely  laid  out  and  agreeably 
landscaped.   In  fact,  the  residential  amenities  which  already 
exist  and  which  can  feasibly  be  expanded  constitute  one  of  the 
Planning  Area's  greatest  assets. 

LAND  USE  PROBLEMS 

Despite  the  foregoing  generalizations  and  the  rather  favor- 
able urban  environment  which  they  sum  up,  certain  land  use  prob- 
lems are  in  evidence  in  both  towns.   The  land  use  problems 
include:  (1)  substandard  housing  (some  of  it  abandoned  and  some 
lived  in  —  about  which  more  later);  (2)  a  shortage  of  rental 
and  purchase  housing  and  retail  outlets;  (3)  substandard  non- 
residential structures  (including  many  in  "downtown"  Davidson); 
(4)  substandard  street  and  lot  layout;  (5)  lack  of  piped  water 
and  sanitary  sewerage  facilities  in  some  densely  built-up  fringe 
areas;  (6)  traffic  congestion  in  "downtown"  Davidson  and,  to  a 
lesser  extent,  in  the  central  part  of  Cornelius;  (7)  some  ten- 
dency toward  mixed  uses  and  "strip"  commercial  development;  and 
(8)  inadequate  sites  (in  terms  of  indoor,  play  or  parking  space) 
for  certain  public  facilities. 

Since  the  problem  of  housing  quality  will  be  treated  in 
some  detail  later  on,  it  will  suffice  here  to  merely  mention 
that  approximately  one-third  of  the  housing  in  each  town  is 
considered  substandard,  i.e.,  in  need  of  relatively  costly 
repairs  or  even,  in  some  cases,  demolition.   The  lack  of  rental 
and  purchase  housing  (noted  in  the  Population  and  Economy  Report) 
could  be  a  serious  drawback  to  further  industrial  development 
while  the  lack  of  retail  outlets  tends  to  make  Cornelius  and 
Davidson  dependent  for  goods  on  Mooresville,  Concord  and 
Charlotte  instead  of  being  well-balanced,  self-contained  commu- 
nities.  The  classic  example  of  an  obsolete,  substandard  non- 
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residential  structure  is  the  two-story  "pigeon  loft"  in  down- 
town Davidson  near  the  bend  in  Main  Street,  but  there  are  others, 
including  some  churches,  in  both  towns.   Substandard  street  and 
lot  layout  is  in  evidence  mostly  in  the  older  parts  of  Cornelius 
and  the  non-white  section  of  Davidson.   Discontinuities  and  dead- 
ends are,  however,  found  in  some  new  developments.   The  most 
congested  fringe  area  residential  cluster  which  does  not  have 
adequate  sanitary  facilities  is  the  non-white  neighborhood  which 
lies  just  west  of  Cornelius,  but  development  to  the  south  of 
Cornelius  should  also  be  served  in  the  near  future  so  that  sani- 
tary problems  do  not  develop  there  which  will  discourage  quality 
construction. 

Cornelius'  central  area  congestion  seems  to  be  mostly  a 
function  of  the  shift  changes  which  occur  at  set  intervals  durinj 
the  day,  but  Davidson's  traffic  problems  are  more  pervasive.  For 
example,  ball  game  traffic  nearly  paralyzes  downtown  Davidson. 
Something  surely  must  be  done  to  parallel  Main  Street  on  a  north- 
south  axis  and  provide  a  good  tie-in  with  Griffith  Street  and 
Concord  Road.   The  possibility  of  continued  mixed  use  of  "strip" 
commercial  development  along  the  main  street  connecting  the 
centers  of  the  two  towns  should,  of  course,  be  guarded  against, 
although  it  is  possible  that  pressure  for  this  type  of  develop- 
ment will  ease  when  much  of  the  new  business  development  is 
attracted  to  the  interchanges  of  Interstate  77.   There  is  no 
great  problem  with  home  occupations  or  backyard  shops  as  yet, 
and  no  proliferation  of  neighborhood  grocery  stores  or  junk 
yards.   This  is  good.   The  site  or  space  problems  referred  to 
are  typified  by  the  overcrowded  conditions  at  Davidson  School. 


Recreation  land  use,  apart  from  the  college's  facilities, 
could  also  stand  to  be  amplified  by  about  half-again  the  present 
amount  of  acreage.   In  conclusion,  Cornelius  and  Davidson  have 
a  great  deal  going  for  them  in  terms  of  residential  amenities. 
Local  industries  do  not  have  a  blighting  effect  on  homes,  nor 


do  many  businesses.   Public  utilities  and  facilities  are  quite 
well  developed.   The  main  problem  will  be  to  see  that  the  fringe 
areas  of  both  towns  are  developed  at  a  high  standard  and  pro- 
tected from  cl u t te r a t ion . 


HOUSING  CONDITIONS 

Table  3  exhibits  a  great  deal  of  information  regarding 
the  housing  inventory  of  Cornelius  and  Davidson  and  their 
respective  fringe  areas.   Basically,  it  provides  data  on  housing 
types,  densities  and  condition.   It  will  be  noted  that  mobile 
homes  were  not  rated  like  normal  dwellings;  hence,  the  total 
structures  column  does  not  reflect  all  residential  structures 
but  only  non-mobile  homes.   There  are  comparatively  few  mobile 
homes  within  the  total  Planning  Area  (22)  and  the  majority  of 
them  (12)  are  located  outside  of  the  corporate  limits.   As  one 
would  expect  of  a  college  town,  there  are  quite  a  few  duplexes 
and  multi-family  units  in  Davidson  (39  structures  housing  about 
80  families).   However,  the  influence  of  the  college  on  this 
pattern  may  be  more  apparent  than  real  since  a  goodly  number  of 
the  duplexes  were  in  non-white  areas.   Most  of  the  multi-family 
units  were  on  Concord  Road.  Cornelius'  fringe  area  has  many 
more  duplexes  than  Davidson's,  by  8  to  1.   Cornelius  proper  has 
six  duplexes  and  two  triplexes.   S ingl e- f ami ly  dwellings  are  the 
preeminent  type  of  housing  in  all  areas.   The  pattern  is  likely 
to  continue  into  the  future. 

In  terms  of  density  it  is  apparent  from  Table  3  that 
Davidson's  Study  Area  3  (the  one  west  of  the  railroad  tracks) 
has  the  highest  number  of  dwelling  units  per  acre  (2.46),  follow- 
ed closely  by  Cornelius'  Study  Area  9  (the  older  part  of  town  - 
2.27).   Next  in  line  come  Cornelius'  Study  Area  10  (1.96), 
Davidson's  Study  Area  1  (1.79),  and  the  Cornelius  Fringe  Study 
Area  8  (1.64).   The  highest  ratio  that  any  Davidson  Fringe 
Study  Area  achieves  is  1.07  (Study  Area  5).   The  average 
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density  for  Davidson  and  its  fringe  area  is  1.45,  whereas  for 
Cornelius  it  is  1.59,  the  average  for  the  total  Planning  Area 
being  1.52  dwelling  units  per  acre.  None  of  these  figures  is 
at  all  high  or  worrysome.  (Map  1  shows  study  area  boundaries.} 

The  study  area  with  the  highest  percentage  of  substandard 
structures  (which  term  includes  both  deteriorating  and  dilapi- 
dated housing)  is  Davidson's  Study  Area  3  (the  non-white  neigh- 
borhood) with  60.2  per  cent.   It  is  followed  closely  by  the 
Cornelius  Fringe  Area  8  (55  per  cent).   The  Davidson  Fringe 
Study  Area  6  and  the  Cornelius  town  Study  Area  9  are  tied  for 
third  place  at  46.9  per  cent.   Next  comes  Davidson's  town  Study 
Area  1  (41.6  per  cent)  and  the  Davidson  Fringe  Study  Area  5 
(31  per  cent).   The  Town  of  Cornelius  has  a  slightly  higher  per- 
centage of  substandard  housing  than  does  the  Town  of  Davidson 
(32.7  per  cent  to  31.9  per  cent,  respectively)  and  the  Cornelius 
Fringe  Area  (with  more  dwellings  than  Davidson)  has  a  consider- 
ably higher  percentage  of  substandard  units  (46  per  cent  to  33.6 
per  cent).   The  overall  percentage  of  sub s t anda rdne s s  for  the 
Planning  Area  is  34.5,  according  to  the  "windshield"  survey 
conducted  during  May,  1967,  by  the  Division  of  Community  Plan- 
ning.  These  figures  agree  reasonably  well  with  the  Census  of 
Housing  figures  obtained  by  house-to-house  interviews  in  April, 
1960. 

The  major  categories  of  substandard  housing  are:  (1)  old, 
inadequately  maintained  farm  houses  in  the  fringe  areas  of 
both  towns;  (2)  small,  shoddily  built  frame  houses  in  non-white 
areas  (including  some  bar rack s- type  duplexes  in  Davidson);  (3) 
large  old  two-story  "mansions"  which  have  been  poorly  maintained 
or,  in  some  cases,  converted  to  more  than  one  unit;  and  (4)  mill 
housing  (as  in  Study  Area  9  of  Cornelius).   There  is  no  particu- 
lar correlation  of  such  substandard  housing  with  any  appreciable 
lack  of  community  facilities  or  utilities  except  insofar  as 
almost  all  fringe  area  housing  clusters  lack  piped  water  and 
sanitary  sewerage  facilities. 
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Areas  oi 
Substandard  Housing 


MAP-4 


Sidewalks  are  lacking  in  most  of  Davidson's  non-white 
neighborhood,  and  at  least  one  street  (Crane)  is  in  deplorable 
condition.   Most  of  the  streets  in  both  towns  are  paved,  though 
few  of  them  are  wide  enough,  so  unpaved  streets  can  hardly  be 
said  to  be  a  contributing  factor  to  blight.   Inadequate  income 
and  careless  maintenance  are  surely  the  basic  reasons  for  what- 
ever residential  blight  exists.   (See  Map  4  .) 


THE  MAJOR  STREET  SYSTEM 

U.  S.  21  handled  between  4,400  and  4,500  vehicles  per  day 
in  1966,  a  level  of  usage  which  is  escalating.   The  principal 
north-south  thoroughfare  traversing  the  heart  of  Davidson  and 
Cornelius  is  N.C,  115  (known  within  the  towns  as  Main  Street). 
It  carried  an  average  of  4,500  vehicles  per  day  between  Griffith 
Street  and  Concord  Road  in  downtown  Davidson  in  1966.   In 
Cornelius  it  carried  3,700  vehicles  per  day  at  a  point  just 
north  of  Catawba  Street  and  3,350  vehicles  per  day  at  a  point 
just  south  of  this  intersection. 

At  the  northern  town  limits  of  Davidson,  N.C.  115  carried 
2,850  vehicles  per  day  and  at  the  southern  town  limits  of 
Cornelius  it  carried  2,450.   Also  in  1966,  Concord  Road  (now 
serving  as  N.C.  73  East)  accommodated  2,700  vehicles  at  a  point 
just  east  of  Main  Street  and  1,350  at  said  road's  intersection 
with  Grey  (McCheynayr)  Road,   Griffith  Street  (Davidson's  access 
to  U.S.  21  and  Interstate  77)  handled  some  1,450  vehicles  per 
day.   Catawba  Street,  Cornelius'  access  to  U.S.  21  and  Interstate 
77,  carried  2,850  vehicles  at  a  point  just  west  of  Main  Street 
(N.C.  115)  and  2,150  vehicles  per  day  just  east  of  its  inter- 
section with  U„S,  21  and  Interstate  77.   These  are  the  only  true 
"major"  thoroughfares  within  the  two  towns,  but  there  are  various 
state  routes  and  other  connectors  which  will  be  treated  in  the 
upcoming  Land  Development  Plan.   (See  Map  5.) 


ilnpaved  Streets 
&    Trattic  volume 

Oavidson    Aod    Cornelius 

K  0  r  I  1  C  1  r  g  I  I  n  1 


iAP-5 


FUTURE  LAND  USE  PROJECTIONS 

The  appropriate  starting  point  for  a  discussion  of  future 
land  use  projections  is,  of  course,  present  acreage  in  various 
uses  and  present  population  estimates.   Present  acreage  in  vari- 
ous uses  is  given  in  Table  4.   Present  population  estimates  are 
derived  from  dwelling  unit  counts  obtained  from  the  land  use  and 
housing  conditions  "windshield"  survey  conducted  in  May,  1967. 
On  the  basis  of  3.4  persons  per  dwelling  unit  (the  Davidson  town 
ratio  as  reported  in  the  1960  Housing  Census)  it  is  estimated 
that  the  May,  1967,  population  of  Davidson  town  (including  1,000 
Davidson  College  students)  was  3,034.   The  estimated  population 
of  the  Davidson  Fringe  Area  (including  a  portion  of  Iredell 
County)  was  computed  at  527  persons.   Using  the  same  factor  of 
3.4  persons  per  dwelling  unit  for  Cornelius  (which  seemed 
reasonable)  the  Cornelius  town  population  for  May,  1967,  was 
computed  at  1,557  with  its  Fringe  Area  accounting  for  745  more 
persons.   This  means  that  the  Davidson  Planning  Area  population 
was  3,561  and  Cornelius  amounted  to  2,302.   The  total  Planning 
Area  housed  5,863  persons. 

Using  the  geometric  projections  derived  in  the  Popul a t ion 
and  Economy  Report,  it  seems  that  Davidson  town  should  have  a 
population  of  4,694  by  1987  (a  1,660-per  or  54.7  per  cent  in- 
crease over  its  estimated  1967  population).   This  increase  could 
easily  be  accommodated  within  the  present  town  limits  if,  say, 
the  College  were  to  double  its  enrollment  —  because  1,000  more 
students  would  surely  call  for  a  supporting  population  of  at 
least  660  persons.   However,  if  the  College  does  not  appreciably 
increase  its  enrollment  or  set  up  a  coordinate  wommen ' s  college 
(as  some  have  suggested)  the  projected  1,660-person  population 
increase  will  probably  require  significant  annexations  of  land 
to  accommodate  the  requisite  single-family  housing.   Then  too, 
continued  expansion  of  General  Time  and  other  industries  could 
in  itself  call  forth  a  1,660-person  increase  in  Davidson's  popu- 
lation whether  or  not  the  College  expands  its  enrollment.   The 
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enlargement  of  the  Davidson  Fringe  Area's  housing  stock  and 
associated  population  is,  of  course,  related  to  whether  or  not 
Davidson  annexes  much  of  what  is  now  the  Fringe  Area.  Assuming 
that  a  goodly  portion  of  the  Fringe  Area  is  annexed  it  still 
seems  reasonable  to  expect  the  Fringe  Area  population  to  increase 
by  at  least  the  same  rate  as  the  rest  of  the  town  however  the 
Fringe  Area  is  delineated  in  1987.   Much  of  this  new  development 
will  be  on  or  near  the  lake,  but  some  will  focus  on  Concord  Road. 
This  would  give  the  1987  Fringe  Area  a  population  of  81A  and  the 
total  Davidson  Planning  Area  a  population  of  5,508. 

According  to  the  geometric  projections  in  the  P  opu 1  at  ion 
and  Economy  Report,  Cornelius  should  have  an  in-town  population 
of  2,138  by  1987.   This  would  be  a  mere  581-person  or  37.3  per 
cent  increase  in  twenty  years;  however,  the  town  has  not  shown 
the  economic  growth  or  willingness  to  annex  that  Davidson  has. 
Cornelius'  Fringe  Area  should  grow  by  at  least  this  percentage, 
even  with  some  annexation,  to  a  1987  population  of  1,022.   The 
total  Cornelius  Planning  Area  population  then  would  be  3,160. 
If  these  projections  materialize  the  total  Planning  Area  popula- 
tion by  1987  should  be  8,668  (a  2,805-person  or  47.8  pex    cent 
increase  over  the  1967  estimates). 

The  next  step  is  to  divide  the  estimated  population  incre- 
ments for  each  of  the  towns,  each  of  the  fringe  areas,  each  of 
the  towns'  total  planning  areas,  and  for  the  total  Planning 
Area  by  100,   These  factors  are  then  applied  to  the  acreage 
figures  shown  in  Table  4  to  arrive  at  "acres  per  100  persons" 
factors  for  each  of  the  four  principal  land  uses,  namely  resi- 
dential, commercial,  production  (which  for  convenience  includes 
off-street  transportation  facilities  since  most  of  them  are 
factory  parking  lots)  and  public  and  semi -pub  1 i c .  (Table  4  gives 
the  results  of  this  operation  .) 
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In  order  to  come  up  with  a  reasonable  factor  by  which  to 
multiply  expected  population  increments  (in  lOO's)  and  arrive 
at  future  acreage  needs  by  categories  of  land  use  it  is  necessary 
to  study  the  range  of  acres  per  100  persons  factors  which  prevail 
now  (especially  those  for  the  total  Planning  Area  --  since  they 
constitute  a  sort  of  average).   Then  it  is  important  to  consider 
how  land  use  patterns  are  changing  in  terms  of  ground  coverage 
for  buildings  and  off-street  parking.  (In  the  past  many  factories 
were  multi-story  whereas  now  most  are  one-story;  and  formerly 
off-street  parking  was  not  provided  by  the  employer  or  was  either 
not  needed  or  inadequate.) 

It  will  be  noted  from  the  "Factor  Used"  line  in  the  table 
that  the  residential  acres  per  100  persons  factor  used  is  approx- 
imately the  same  as  that  of  the  total  Davidson  Planning  Area  and 
the  total  Planning  Area.   The  factor  for  commercial  land  use  is 
more  than  double  the  total  Planning  Area  figure  and  therefore 
larger  than  all  but  one  of  the  component  factors  arrayed  above 
said  average  because  it  is  felt  that  new  businesses  will  devote 
much  more  land  to  off-street  parking  than  the  existing  ones  have 
done.   Furthermore,  it  is  expected  that  there  will  be  continued 
tourist-oriented  business  development  along  U.  S.  21  and  around 
Interstate  77  interchanges. 


The  factor  for  production  land  use  is  about  the  same  as 
the  total  for  the  Cornelius  Planning  Area  since  Cornelius  is  a 
more  typical  town  in  terms  of  this  land  use's  proportion  of  total 
land  use  than  is  Davidson.   Also,  off-street  parking  for  employees 
is  a  major  land-consuming  factor  in  connection  with  production 
activities.   Public  and  semi-public  acres  per  100  persons  factors 
are  distorted  out  of  proportion  for  Davidson  because  of  the 
College.   Hence,  the  total  Cornelius  Planning  Area  figure  was 
treated  as  more  dependable  as  a  basis  for  projections;  but  it 
was  doubled  to  allow  for  off-street  parking  near  schools,  parks, 
churches,  clubs,  etc.   The  factor  for  streets  and  roads  was  held 
at  approximately  the  same  level  as  the  average  for  the  total 
PI anning  Area . 
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In  summary,  it  will  be  noted  from  Table  4  that  a  total 
of  574  additional  acres  will  be  needed,  with  almost  half  of  it 
for  residences,  by  1987   in  Davidson's  Planning  Area.   Some  251 
acres  should  come  into  development  within  Cornelius'  Planning 
Area  by  the  same  target  date.   Again,  nearly  half  of  the  newly 
urbanized  land  will  be  used  for  homes.   The  total  acreage  needed 
for  urban  purposes  would  therefore  be  825  (i.e.,  more  than  the 
907  acres  now  urbanized).   (While  it  is  assumed  that  most  of 
this  land  will  be  raw  or  vacant  land,  it  is  possible  that  a  small 
portion  of  it  will  be  redeveloped  or  reused  land  presently  occu- 
pied by  dilapidated  housing  and  other  obsolete  uses.) 

It  has  not  been  the  purpose  of  this  report  thus  far  to 
answer  the  questions  which  will  naturally  occur,  namely,  "Where 
should  the  20  acres  of  commercial  development  in  Davidson  and 
the  nine  acres  in  Cornelius  go?",  or  "Where  is  the  best  place  to 
reserve  industrial  sites  or  sites  for  public  facilities?".  These 
questions  and  others  like  them,  such  as  those  of  the  "How"  type, 
will  be  examined  in  the  Land  Development  Plan  portion  of  this 
report.   It  will  get  specific,  geographically,  and  in  terms  of 
the  tools  needed  to  implement  the  Plan. 
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LAND 
DEVELOPMENT  PLAN 


PART  III 
THE  LAND  DEVELOPMENT  PLAN 

The  Land  Development  Plan  for  the  Cornelius-Davidson 
Planning  Area  is  shown  on  Map  6.   The  written  material  gives 
more  detail  than  can  be  shown  on  the  map.   The  Plan  includes 
proposed  areas  for  the  major  land  uses  of  residential,  commer- 
cial, production  and  transportation,  and  public  and  semi-public 
uses.   A  proposed  thoroughfare  plan  for  the  major  road  and 
street  system  is  discussed  and  is  illustrated  on  Map  7.   The 
thoroughfare  plan  is  also  superimposed  over  the  Development 
Plan  itself  on  Map  6.   There  will  also  be  some  discussion  of 
community  facilities,  particularly  the  water  and  sewer  systems. 
Finally,  there  are  recommendations  for  implementing  the  Plan. 

GOALS  AND  STANDARDS 

A  building  must  have  a  good  foundation  and  framework  to 
be  structurally  sound.   A  painting  must  have  certain  requirements 
such  as  balance  and  color  harmony  to  be  a  true  masterpiece. 
Likewise,  any  plan  for  the  growth  and  development  of  an  area 
should  have  standards  and  goals  in  order  to  be  sound  and  to  be 
of  service  to  the  people  of  that  area.   Specific  land  use 
standards  or  requirements  will  be  given  under  the  headings  of 
residential,  commercial  and  the  other  use  categories.   The 
following  are  general  goals  or  objectives  for  the  Cornelius- 
Davidson  Land  Development  Plan: 

1.   To  provide  efficient  and  safe  residential  neighbor- 
hoods, while  at  the  same  time  striving  to  preserve 
the  qualities  that  have  attracted  people  to  this 
locale  in  the  past. 
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2.  To  coordinate  and  give  direction  to  the  area's 
physical  and  economic  growth  in  an  effort  to  keep 
such  growth  in  accord  with  the  basic  local  govern- 
ment principle  of  promoting  the  health,  safety  and 
general  welfare  of  the  entire  community. 

3.  To  provide  for  an  adequate  system  of  streets,  high- 
ways and  walkways,  and  coordinate  this  sytem  with 
desirable  land  use  patterns  to  achieve  safe  and 
efficient  movement  of  people  and  goods  to,  within 
and  from  the  area. 

4.  To  give  order  to  the  relationship  between  land  uses 
by  encouraging  the  grouping  of  compatible  uses  for 
convenience  and  efficiency,  shielding  incompatible 
uses  by  natural  or  man-made  barriers,  and  discourag- 
ing development  beyond  the  effective  range  of 
community  services  and  facilities. 

5.  To  provide  room  for  industrial  expansion  and  new 
industrial  sites  according  to  good  location  prin- 
ciples and  in  harmony  with  the  overall  development 
of  the  community. 

6.  To  encourage  the  correction  of  deterioration  and 
congestion  problems,  and  to  work  toward  the  preven- 
tion of  these  and  other  blighting  factors  in  the 
future . 
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FUTURE  LAND  USE 

RESIDENTIAL 

The  Land  Use  Analysis  section  of  this  report  pointed 
out  that  401  acres  will  be  needed  for  residential  purposes 
during  the  planning  period  of  1967  to  1987.   Some  121  addition- 
al acres  were  projected  for  the  Cornelius  vicinity  and  about 
280  acres  for  Davidson.   This  extra  acreage  in  residential 
development  is  called  for  by  several  reasons  other  than  the 
most  obvious  one  —  that  a  larger  population  will  require  more 
land  for  homes.   Some  other  assumptions  and  considerations  that 
call  for  additional  acreage  are  as  follows: 


1.  The  growth  trend  from  the  older  centers  of  each  town 
toward  their  fringe  areas.   This  is  exhibited  not 
only  by  Cornelius  and  Davidson,  but  the  Popul  at  ion 
and  Economy  Report  points  out  that  the  two  towns  are 
already  becoming  a  "commuter  fringe"  for  Charlotte. 

2.  The  tendency  for  residential  lots  to  become  larger, 
"suburban"  layouts  with  larger  lawns  for  outside 
activities  and  larger  driveways  or  parking  areas  to 
accommodate  two  or  more  automobiles.   (The  existing 
land  use  study  indicated  that  the  average  lot  in 
Cornelius  is  almost  one-half  acre  in  size,  or  some 
22,000  square  feet,  and  about  25,000  square  feet  in 
Davidson.   The  average  for  lots  in  the  fringe  areas 
of  both  towns  is  almost  one  acre.) 

3.  More  land  will  be  needed  for  the  upgrading  of  sub- 
standard housing  (mentioned  in  the  Population  and 
Economy  Report).   Some  areas  have  substandard  lot 
sizes.   Larger  lots  should  be  provided  to  improve 
these  conditions. 


4.   The  soil  will  make  larger  lots  necessary  in  some 

cases.   If  development  is  to  take  place  in  problem 
areas  where  septic  tank  use  is  necessary,  larger 
drainage  fields  will  have  to  be  provided  for  proper 
sewage  disposal  on  these  lots.  (See  Map  2,  Soil 
Prob 1  em  Areas.  ) 


In  properly  delineating  the  best  future  residential 
acreage,  several  basic  planning  concepts  or  standards  were 
considered.   Some  examples  are  as  follows: 

Land  with  adequate  surface  drainage,  preferably 

with  a  slope  of  5  to  15  per  cent. 

Convenience  to  work,  commercial  areas,  schools 

and  public  facilities. 

Protection  from  nuisances  and  incompatible  land 

uses. 

-_   Functional  street  patterns,  planned  for  heavier 

traffic  on  certain  streets,  with  collector  streets 
feeding  into  these  major  streets. 

__   Adequate  room  for  "planned  neighborhood  design" 

or  residential  areas  than  can  be  related  to  church 
sites,  schools,  minor  shopping  needs  and  some 
recreational  facilities  within  easy  reach  of  the 
homes  in  a  residential  neighborhood. 


PROPOSALS 

The  types  of  residential  development  proposed  for  the 
Planning  Area  are  (1)  primary  and  (2)  secondary  development. 
( See  Map  6  .  ) 

Primary  Residential.   This  development  would  be  similar 
to  recent  residential  growth  along  the  Cornelius-Davidson 
common  boundary,  with  the  exception  that  the  number  of  dwelling 
units  per  acre  would  be  slightly  greater  than  that  of  the 
present  development.   Existing  lots  range  from  22,000  to  25,000 
square  feet  within  the  town  limits  of  both  towns.   This  amounts 
to  about  two  houses  per  acre.   Some  planners  feel  .hat  such  a 
low  density  is  not  really  practical,  in  that  the  unit  cost  of 
providing  utilities,  water  and  sewer  services,  becomes  excessiv, 
when  there  are  so  few  houses  for  a  given  distance  in  water  and 
sewer  mains.   A  suggested  standard  is  that  residential  density 
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where  public  utilities  are  to  be  provided  should  be  not  less 
than  four  dwelling  units  per  acre  due  to  the  higher  costs  in- 
volved per  unit  at  lower  density  figures. 

In  keeping  with  the  goal  of  preserving  local  standards 
and  character,  however,  the  primary  residential  areas  delineated 
are  recommended  for  development  at  a  density  of  from  two  to  four 
dwelling  units  per  acre,  or  possibly  higher  in  the  event  that  a 
special  development  project  would  warrant  it.   Examples  of  this 
are  a  cluster  development  with  single  family  houses  grouped 
close  together  to  allow  for  shared  recreational  areas  and  other 
facilities  nearby,  or  a  multi-family  or  apartment  development. 

This  primary  development  would  largely  lie  adjacent  to 
existing  residential  areas,  would  be  within  range  of  present 
utility  services,  and  would  be  where  topography  and  soil  condi- 
tions present  the  fewest  obstacles. 

The  areas  for  this  proposed  type  of  development  are 
described  below.   Also  given  is  a  suggested  minimum  dwelling 
unit  coverage  that  could  be  obtained  at  2-4  units  per  acre  in 
these  areas  after  a  25  per  cent  street  allowance  has  been 
deducted  and  some  allowance  given  to  streams  or  topographic 
features . 

1.  North  Davidson,  within  the  present  town  limits  in 
the  area  between  the  General  Time  plant  and  N.C.115 
--  about  60  acres  and  120  dwelling  units. 

2.  East  Davidson,  north  of  Concord  Road  to  Grey  Road 
and  south  of  Concord  Road  to  Pine  Street  -  two  areas 
totalling  100  acres  and  accommodating  160  dwelling 
units. 

3.  South  Davidson,  between  Pine  Road  and  Pinecrest 
Street,  both  inside  and  beyond  the  present  town- 
limits  --  165  acres  and  210  dwelling  units. 
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4.  East  Cornelius,  in  t 
town  limits  and  exte 
areas  totaling  90  ac 

5.  South  Cornelius,  bet 
—  about  80  acres  wi 
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7.  North  of  Cornelius, 
along  the  Lake  Norma 
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These  areas  total  675  ac 
tial  acres  projected  in  the  Lan 
acres  projected  for  streets,  th 
allow  an  overage  or  safety  fact 
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(Portions  of  these  areas  would 
rtment  units,  should  a  strong 
ti-family  units.) 

the  area  between  the  two  towns 
n  shoreline  --  75  acres  and  110 


res.   Deducting  the  401  residen- 
d  Use  Analysis  and  169  additional 
is  leaves  105  acres.  This  would 
or  of  this  amount  above  the  land 
y  the  1987  population. 


Secondary  Development.   These  areas  delineated  in  the 
Development  Plan  are  proposed  for  a  density  of  less  than  two 
families  per  acre,  such  as  the  estate-type  residence  or  land 
that  remains  predominantly  agricultural  in  nature.  (The  primary 
residential  land  could  feasibly  provide  space  for  the  projected 
population  increase,  but  there  will  continue  to  be  those  indi- 
viduals who  prefer  a  larger  lot  outside  of  town.)   The  chief 
considerations  in  this  category  were  the  lack  of  public  util- 
ities, the  difficulty  in  providing  these  services  due  to  soil 
or  topographic  conditions,  and  the  fact  that  there  are  larger 
tracts  within  the  fringe  areas  that  are  largely  agricultural 
and  will  probably  remain  so  for  some  time. 

The  secondary  areas  are  chiefly  outside  the  present 
town  limits  in  the  one-mile  planning  perimeters.   One  exception 
is  in  the  northeastern  corner  of  Davidson  where  some  in-town 
land  is  located  beyond  Davidson  College.   Another  is  in  south- 
eastern Cornelius  where  a  ridge  line  and  small  stream  area  would 
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probably  present  problems  in  providing  public  utilities.  There 
are  some  prime  residential  areas  around  Lake  Norman  in  the 
northern  and  western  portions  of  the  Planning  Area,  but  the 
distance  from  town  and  major  highway  barriers  would  add  to  the 
cost  of  providing  public  water  and  sewer  facilities.   Of  course, 
some  form  of  "package"  water  system  and  sewer  system  could  be 
installed  by  developers  in  these  areas  to  encourage  a  higher 
density  of  development  than  the  secondary  development  described. 


COMMERCIAL 

The  land  needed  for  commercial  use  by  1987  has  been  pro- 
jected to  be  29  acres.   While  this  is  more  than  a  100  per  cent 
increase  over  the  present  acreage,  it  is  not  out  of  scale  with 
other  development  when  it  is  considered  that  this  category  will 
include  parking  areas  for  downtown  and  other  commercial  areas, 
tourist  and  highway    business  types,  and  neighborhood  stores 
and  businesses.   The  Land  Use  Survey  and  Analysis  noted  that 
even  with  the  present  limited  number  of  trade  establishments 
there  were  some  vacant  and  deteriorating  buildings  in  the  central 
business  districts  of  both  Cornelius  and  Davidson.  This  could 
be  taken  as  a  sign  of  lack  of  demand  for  space  for  commercial 
use,  but  the  Population  and  Economy  Report  gave  indications  of 
a  bright  commercial  future  with  the  coming  of  Interstate  77  and 
the  Lake  Norman  development,  among  other  things. 

Commercial  development  areas  proposed  in  the  Land  Devel- 
opment Plan  include  Central  Business  District,  Shopping  Center, 
and  General  Commercial  activity.   Some  basic  principles  are 
first  given  for  these  commercial  areas,  followed  by  specific 
proposals  for  the  Planning  Area. 
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Central  Business  District.   This  is  the  "heart"  of  a 
town  --  the  portion  which  comes  to  mind  at  the  mention  of  the 
town's  name.  The  central  business  districts  in  Cornelius  and 
Davidson  have  problems  that  will  require  some  effort  and  expense 
to  correct.   Any  improvements  or  new  developments  should  be 
guided  by  such  basic  ideas  to  the  planning  of  commercial  areas 
a  s  the  foil  owing : 

protection  and  improvement  of  the  central  business 
district  through  the  development  of  an  attractive 
business  environment; 

—   encouragement  of  growth  that  is  compact,  convenient 
and  has  easy  access  from  all  parts  of  the  community; 

provision  for  safe  and  efficient  circulation  and 
parking  systems  for  both  foot  and  auto  traffic; 

insurance  of  compatible  neighboring  land  uses,  with 
"buffer  zones"  required  where  necessary  to  prevent 
blighted  areas  from  developing  as  a  result  of 
exposure  to  noise,  unsightly  loading  areas  or 
mechanical  equipment  used  in  the  commercial  areas. 

Shopping  Center.   These  shopping  areas  generally  comprise 
a  small  group  of  stores  offering  convenience  goods  to  people 
living  nearby.   The  major  tenant  is  usually  a  grocery  store  or 
drug  store  and  may  include  such  services  as  a  barber  shop, 
launderette  or    a  service  station.   The  site  required  for  such 
a  center  is  normally  from  four  to  ten  acres  in  size,  but  could 
be  as  small  as  two  acres  in  a  small  town  area  such  as  Cornelius 
or  Davidson.    Market  area  for  the  center  would  be  small,  and 
a  population  of  about  5,000  persons  is  normally  considered  the 
low  limit  for  a  shopping  center  of  this  nature.   While  the  present 
Planning  Area  population  is  estimated  at  only  5,900  persons  in 
the  Population  and  Economy  Report,  it  could  support  such  a  shop- 
ping facility  at  sometime  before  1987.   While  market  research 
and  other  data  would  be  desirable  to  provide  more  exact  infor- 
mation in  determining  the  economic  feasibility  of  a  shopping 
center,  it  is  felt  that  the  projected  population  of  Cornelius 
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and  Davidson  would  indicate  that  only  one  such  center  could  be 
supported  within  the  Planning  Area.   The  following  principles 
are  offered  as  a  guide  in  planning  for  a  site  for  this  type  of 
commercial  development: 

the  most  appropriate  location  is  on  a  major  thorough- 
fare, or  at  the  edge  of  a  residential  area  at  the 
intersection  of  major  and  minor  thoroughfares; 
« 

the  site  should  be  fairly  level  and  at  least  two  or 
more  acres  in  size;  there  should  be  ample  room  for 
off-street  parking  and  loading,  and  for  appropriate 
landscaping  ; 

safe  pedestrian  access  should  be  provided,  with  the 
shopping  area  within  300  feet  of  the  parking  area; 

commercial  activity  should  be  conducted  entirely 
within  enclosed  buildings,  rather  than  having  large 
displays  or  merchandise  stored  outside. 


General  Commercial.   Many  commercial  activities  do  not 
fit  into  a  shopping  center  or  the  central  business  district. 
These  activities  include  drive-in  businesses,  auto  repair  shops 
motels,  automobile  dealers,  and  often  such  service  oriented 
businesses  as  funeral  homes.   These  are  the  typesof  operations 
that  generate  their  own  trade  and  do  not  necessarily  depend 
upon  related  nearby  businesses  to  create  a  trade  center.  Many 
of  these  are  highway  or  traffic-related  and  often  grow  in 
"strip"  fashion  along  major  traffic  arteries.   One  problem  that 
is  created  by  this  strip  development  is  that  of  traffic  conges- 
tion.  Other  problems  include  mixed  or  incompatible  land  devel- 
opment and  often  lowered  neighboring  property  values.   In 
addition  to  preventing  the  occurrence  of  strip  development,  the 
following  considerations  are  provided  for  general  commercial 
deve 1 opment : 

locate  in  clusters  on  major  streets  or  at  Inter- 
sections of  major  and  minor  thoroughfares  where 
sufficient  entrance  and  exit  control  and  room  is 
aval 1 abl e  ; 
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require  building  setbacks  from   major  streets  and 
open  spaces  around  the  structures; 
provide  adequate  off-street  parking  for 


customers 
ht 


and  employees  with  good  lighting  for  ni 
operations ; 

screening  should  be  provided  between  adjacent 
residential  or  other  non-commercial  development. 


PROPOSALS 

Areas  for  the  three  types  of  commercial  activity  given 

are  shown  in  red  on  the  Development  Plan.   Recommendations 

concerning  these  areas  are  as  follows. 


1.   DAVIDSON  CBD, 


The  one  major  street  is  now  limited  in  parking 
area  and  room  for  traffic.   In  the  late  after- 
noon traffic  is  almost  "frozen"  at  the  Main 
Street-Concord  Road  intersection.   In  spite 
of  some  effortsat  renovation  recently,  run- 
down buildings  are  still  in  evidence  and  the 
rear  portion  of  many  structures  are  cluttered 
and  unsightly.   Merchants  and  landowners  need 
to  think  more  as  a  unit  in  improving  the  over- 
all appearance  of  the  downtown.   While  indi- 
vidual action,  such  as  that  taken  in  recent 
months  toward  renovation  of  the  Davidson 
central  business  district,  should  be  encouraged 
it  is  important  that  further  major  improve- 
ments be  made  from  a  unified  plan  worked  out 
by  local  business  people  with  the  help  of 
prof e  ssional s . 
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nt  of  the  Davidson  CBD  by  about  four 
proposed.   In  addition  to  phasing 
idated  residential  structures  and 
d  that  would  thus  become  available, 
tofore  "undeveloped"  land  would  be 
lable  behind  the  present  CBD  through 
mentation  of  a  portion  of  the 
are  plan.   A  landscaped  parking  area 
built  here,  which  with  proper  design 
vement  of  the  rear  entrances  to  most 
sinesses  could  create  a  "town  mall" 

space  that  is  now  almost  useless, 
er  treatment,  Davidson  could  be  given 

parking  space  and  a  true  village 
e  that  would  be  very  attractive. 


2.   CORNELIUS  CBD.   The  problem  of  a  unified  shopping  area  is 
more  difficult  than  in  Davidson.  Businesses 
are  scattered  in  Cornelius  along  Main  Street 
and  Catawba  Avenue  and  afternoon  traffic  and 
lack  of  parking  space  are  evident.  Some  build- 
ings are  antiquated,  and  one  side  of  Catawba 
Avenue  is  lost  to  commercial  use  because  of 
an  industrial  plant's  arrangement.   As  with 
Davidson,  much  improvement  is  needed  along 
with  a  plan  and  professional  assistance  to 
the  business  people  concerned. 
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3.   SHOPPING  CENTER.   The  Planning  Area  can  probably  support 
only  one  true  shopping  center  within  the 
planning  period  to  1987.   It  is  not  the  pur- 
pose of  this  plan  to  propose  a  specific 
property  for  such  use,  but  recommendations 
are  made  based  on  location  principles  for 
the  most  logical  area.   Considering  these 
principles  and  the  influence  of  Lake  Norman 
to  the  west,  one  site  for  a  proposed  shopping 
center  would  be  in  the  vicinity  of  the  present 
N.C.  73  and  U.S.  21  interchange  west  of 
Cornelius.   Three  to  four  acres  would  be 
feasible  on  either  of  three  sides  of  this 
interchange.   The  fourth  side  is  a  long  strip 
that  would  be  formed  by  the  proposed  location 
of  Interstate  77  and  relocation  of  U.S.  21 
around  Cornelius.   An  additional  20  acres 
have  been  delineated  here  which  would  allow 
room  for  a  shopping  center  and  other  service 
or  varied  commercial  activities. 
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A.   GENERAL  COMMERCIAL.   There  are  several  isolated  stores  and 
shops  within  the  Planning  Area  that  will  no 
doubt  provide  the  community  with  commercial 
services  for  a  long  time.   Several  areas  have 
been  designated  on  the  Land  Development  Plan 
to  provide  possible  sites  for  grouping  future 
general  commercial  activities.   These  areas 
were  selected  by  location  principles,  and 
such  factors  as  overall  growth  prospects  and 
planned  thoroughfares  were  also  considered. 

About  15  acres  have  been  delineated  on  the 
plan  by  the  Highway  21  and  Griffith  Street 
interchange  west  of  Davidson.   This  would 
give  sufficient  room  for  an  attractive  motel 
and  restaurant  complex,  for  example,  along 
with  a  service  station  to  serve  the  motoring 
public  and  visitors  to  local  industry  or 
Davidson  College.   Similar  activities  could 
be  added  to  business  already  existing  at  the 
Highway  21  and  Westmoreland  Road  intersection 
southwest  of  Cornelius. 

Additional  general  business  sites  are  suggested 
on  the  plan  on  Highway  115  north  of  Davidson 
and  on  N.C.  73  in  the  eastern  portion  of  the 
PI anning  Area . 

The  total  of  the  commercial  acreage  delineated  is  about 
52  acres  as  proposed  in  both  central  business  districts,  the 
shopping  center  and  the  general  commercial  categories.   This  is 
more  than  the  projected  need  given  in  the  Land  Use  Survey  and 
Analysi  s  ,  but  additional  land  offers  a  safety  factor  and  alter- 
nate locations  for  future  commercial  activities. 
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PRODUCTION  AND  TRANSPORTATION 

This  component  of  the  Land  Development  Plan  includes 
industrial  development,  or  land  proposed  for  that  purpose, 
along  with  related  parking  areas.   The  acreage  projected  for 
future  land  to  be  used  for  production  and  transportation  in 
the  Planning  Area  was  141  acres.   Standards  considered  in 
determining  additional  acreage  for  this  purpose  included  the 
foil  owing : 

good  access  to  major  thoroughfares  and  wherever 
possible  to  railroads; 

adequate  size  for  operations  including  room  for 
parking  and  expansion; 

reasonably  level  (a  slope  of  not  more  than  five 
per  cent),  well  drained  soil  with  good  load 
bearing  qualities; 

adequate  water  and  sewer  facilities  on  the  site 
or  available  from  the  extension  of  nearby  lines, 
including  sufficient  pressure  to  allow  for 
sprinkler  system  operation; 

available  utilities  such  as  telephone,  electric 
and  gas  lines,  yet  with  no  objectionable  ease- 
ments for  such  utilities  cutting  across  the  site. 


PROPOSALS 

Proposed  acreage  for  this  category  is  delineated  as 
foil ows : 


1.  West  Davidson,  along  Griffith  Street  --  two  sites 
totaling  about  105  acres.   This  area  has  many  of 
the  features  described  above,  and  the  fact  that 
there  are  industrial  users  already  in  the  vicinity 
could  be  a  factor  in  encouraging  an  industrial 
park  arrangement  here. 

2.  Northwest  Davidson,  just  south  of  Armour  Avenue  -- 
25  acres.   This  is  an  attractive  site  with  utili- 
ties already  nearby. 

3.  Middle  Cornelius,  just  east  of  the  N.C.  115-Legion 
Street  intersection  --  30  acres.   This  site  offers 
railroad  transportation  and,  with  the  implementation 
of  the  thoroughfare  plan,  would  have  access  to  the 
major  traffic  artery  of  Highway  115. 
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These  sites  give  a  close-in  choice  of  some  160  acres 
of  possible  industrial  land.   While  this  is  more  than  the  141 
acres  projected  as  needed  for  this  use,  the  following  large, 
general  areas  are  delineated  on  the  plan  as  well  to  give  further 
site  variety,  to  allow  for  the  industrial  growth  trend  toward 
the  northern  Mecklenburg  area  as  suggested  in  the  Population 
and  Economy  Report,  and  to  relate  to  land  development  plans 
outside  of  the  Cornelius-Davidson  Planning  Area  that  have  been 
previously  formulated.   (Such  plans  include  the  General  Develop- 
ment Plan  for  North  Mecklenburg  approved  by  the  Charlotte- 
Mecklenburg  Planning  Commission,  and  the  General  Development 
Plan  for  Lake  Norman  from  the  Lake  Norman  Planning  Commission.) 
These  areas  are  largely  in  agricultural  use  now  and  will  prob- 
ably continue  so  for  a  long  time.   The  delineation  as  proposed 
future  industrial  areas  encourages  this  use  in  the  event  the 
property  is  urbanized.   These  additional  areas  are: 

4.  North  of  Davidson,  the  area  north  of  Lake  Norman 
and  east  of  U.S.  21.  Many  favorable  factors  are 
found  here  and  industrial  use  is  now  present. 


5.  Southwest  of  Cornelius  in  the  v 
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PUBLIC  AND  SEMI-PUBLIC 

This  element  of  the  Plan  includes  such  uses  as  Davidson 
College,  the  schools  of  the  community,  public  buildings  (Town 
Hall,  Library,  Post  Office,  etc.),  churches,  parks  or  play- 
grounds, and  similar  places  that  are  devoted  to  use  by  the 
general  public  or  fairly  large  numbers  of  people.   Guiding 
standards  for  this  type  of  development  include: 

adequate  sites  on  fairly  level  terrain  with  about 
five  per  cent  slope  or  less,  good  drainage  and  good 
load  bearing  qualities  where  larger  structures  will 
be  involved.   Parks  can  be  located  within  flood- 
plain  areas,  on  land  with  rough  topography  or  often 
on  land  that  may  not  be  suitable  for  most  other 
urban  uses; 

sufficient  off-street  parking  is  very  important; 
facilities  serving  all  or  much  of  the  Planning  Area 
should  be  conveniently  located  and  easily  accessible 
by  major  streets; 

new  facilities  should  be  in  developing  areas;  sites 

with  room  for  expansion  should  be  acquired  in 
advance  whenever  possible  in  order  to  insure  more 
reasonable  land  values. 


PROPOSALS 

Davidson  College  will  naturally  continue  to  dominate 
this  land  use  of  the  Planning  Area  as  illustrated  by  the  large 
green  area  on  the  Land  Development  Plan  (Map  6).   This  large 
area  represents  the  existing  Davidson  College  campus  and  an 
adjoining  area  of  almost  equal  size  that  has  wisely  been  acquired 
by  the  College  for  possible  later  use.   As  noted  in  the  Popula- 
tion and  Economy  Report,  there  are  no  plans  for  Davidson  College 
to  increase  its  enrollment  from  the  1,000  student  level,  or  to 
add  extensively  to  the  present  campus  size.   Looking  to  the 
future,  however,  it  is  not  at  all  unreasonable  to  assume  that 
the  administrators  and  trustees  of  this  highly  reputed  insti- 
tution will  decide  to  provide  the  physical  plant  and  staff 
necessary  to  accommodate  at  least  1,000  more  students. 


Since  the  College  area  designated  is  now  owned  by  the 
College,  any  addition  to  the  present  campus  would  readily  blend 
in  with  the  existing  physical  setting  of  the  Planning  Area.   If 
anything,  College  expansion  in  the  northeast  direction  would  tend 
to  compliment  the  residential  development  proposed  for  this  vicin- 
ity under  the  residential  element  of  the  plan. 

Future  land  needed  for  public  and  semi-public  usage  other 
than  by  Davidson  College  was  projected  at  85  acres.   This  proposed 
acreage  is  allocated  as  follows:  (See  Map  6) 

1.  Southeast  of  Davidson  --  15  acres  for  a  new  elemen- 
tary school.   A  growth  trend  is  already  exhibited 
in  this  direction  and  proposed  residential  acreage 
in  this  area  would  indicate  the  school  need  here. 

2.  Proposed  parks  --  20  acres.   These  would  be  located 
(1)  in  the  low,  rough  area  adjacent  to  the  stadium 
near  Davidson's  southern  town  limits,  and  (2)  in  the 
low  area  by  Lake  Norman  in  Cornelius  on  the  proposed 
extension  of  Legion  Street.   These  would  be  about  10 
acres  in  size  each,  and  would  allow  for  neighborhood- 
type  parks  with  swings,  cookout  areas,  nature  trails 
and  such  for  the  family.   The  lake  site  could  easily 
furnish  a  boating  access  area  as  well. 

3.  Along  the  lake  on  Griffith  Street  in  Davidson  --  3 
acres.   This  would  provide  another  boating  access 
location  and  a  small  park  for  the  immediate  neigh- 
gorhood . 

4.  Additional  proposals  for  public  areas  primarily 
involve  room  for  enlargement  of  existing  facilities 
where  land  is  available.   Except  for  the  Davidson 
Elementary  School,  there  appears  to  be  some  room  for 
expansion  of  most  public  offices  and  services.   The 
school  in  West  Davidson  is  current   '  -  >   "-'"'-  ^s 

an  experimental  kindergarten.   Allowance  should  be 
made  for  possible  expansion  here,  either  for  the 
present  or  some  future  educational  need. 

5.  The  Land  Development  Plan  also  indicates  open  spaces 
or  "green  belts"  in  several  low  and  rough  areas, 
such  as  along  the  stream  below  the  Davidson  Sewage 
Treatment  Plan  and  along  Highway  21  where  Lake  Norman 
creates  a  peninsula  and  an  island.   These 
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areas  should  be  obtained  if  possible  by  the  towns 
to  insure  that  they  are  conserved  and  left  chiefly 
in  their  natural  state,  both  for  conservation  and 
aesthetic  purposes. 


THE  THOROUGHFARE  PLAN 

With  the  advent  of  the  automobile,  streets  and  roads 
have  become  the  connecting  "blood  vessels"  of  growing  urban 
areas.   Prosperity  from  industrialization  and  urbanization  has 
brought  with  it  the  choking  effect  of  traffic  congestion.  This 
congestion  results  not  only  from  more  automobiles  and  trucks 
but  from  ill-planned  and  inadequate  streets  and  roads.   In 
addition  to  providing  easier  circulation  around  the  through  the 
towns,  the  following  benefits  are  outlined  by  the  Advance 
Planning  Division  of  the  State  Highway  Commission  as  some  of 
the  major  advantages  of  comprehensive  thoroughfare  planning: 


a  min 
and  h 


imum  a 
ighway 


moun  t 
use  ; 


of  land  is  required  for  street 


each  street  can  be  designed  for  a  particular  purpose: 

by  designing  for  a  specific  purpose,  cost  of  con- 
struction and  maintenance  can  be  minimized.  Certain 
streets  will  be  built  to  handle  heavy  traffic  and 
other  streets  will  be  built  to  serve  lighter  traffic; 

land  developers  will  be  able  to  design  their  sub- 
divisions so  that  collector  and  minor  streets  will 
appropriately  fit  into  the  overall  street  plan; 

citizens  will  know  which  streets  will  be  developed 
as  major  thoroughfares  and  thus  be  assured  that 
their  residential  street  will  not  become  a  major, 
traffic  artery; 

town  officials  will  know  when  and  where  improvements 
will  be  needed,  based  on  anticipated  future  traffic 
demands,  and  can  schedule  funds  for  construction; 


with  an  understanding  of  the  plan  and  knowledge  of 
where  and  approximately  when  streets  will  be  widened 
or  constructed,  much  can  be  done  within  the  commu- 
nity to  minimize  damage  to  property  values  and 
community  appearance. 


Some  definitions  will  be  helpful  in  reviewing  the 
Thoroughfare  Plan.   The  chief  types  and  functions  in  streets 
included  in  the  concept  of  planning  a  functional  street  and 
road  system  are  as  follows: 


BYPASS.     This  type  may  also  be  referred  to  as  an  expressway, 
and  is  designed  to  carry  traffic  around  or  through 
the  town.   It  provides  relief  to  the  town  by  remov- 
ing from  it  traffic  that  has  no  desire  to  be  in  the 
town.   Example:  U.S.  21. 

ARTERIAL.   This  is  the  major  traffic  carrier  into  the  within  a 
town.   Such  streets  normally  radiate  from  the 
center,  linking  major  centers  and  traffic  generators, 
Examples:  N.C.  115  and  N.C.  73  in  Davidson  and 
Cornel ius . 

COLLECTOR  STREETS.   These  streets  perform  the  function  of 

collecting  traffic  from  local  residential,  commer- 
cial or  industrial  areas  and  carrying  it  to  the 
major  system.   They  may  supplement  the  heavier 
traffic  system  during  busy  periods  in  the  morning 
or  late  afternoon,  and  normally  serve  abutting 
property  with  parking  and  loading  space.   Examples: 
Potts  and  Church  Streets  in  Davidson  and  Church 
and  Legion  Streets  in  Cornelius. 

LOCAL  STREETS.   These  are  the  residential,  commercial  or 

industrial  streets  which  provide  access  to  abutting 
property.   They  are  not  intended  to  carry  heavy 
traffic  volumes  and  should  be  designed  to  discourage 
through  traffic  by  the  use  of  curvilinear  layout, 
loops  or  cul-de-sacs.   They  may  have  a  right-of-way 
of  as  little  as  50  feet,  but  a  60-foot  right-of-way 
is  desirable,  particularly  is  on-street  parking  is 
to  be  allowed.   Examples:  Woodland  and  Lorimer 
Streets  in  Davidson,  or  Washam  and  Center  Streets 
in  Cornel ius  . 
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LOOP  SYSTEM.   Loop  streets  move  traffic  between  the  suburban 
areas  of  the  town.   Trips  originating  on  one  side  of 
town  may  be  made  to  the  other  side  or  part  way  without 
having  to  go  through  the  central  business  district  and 
add  to  congestion  there.   Even  though  they  function  to 
help  relieve  the  central  area  congestion,  loop  streets 
do  not  necessarily  carry  heavy  traffic  volumes.  Large 
cities  may  have  two  or  more  loops,  but  smaller  towns 
normally  have  only  one  loop  system.   Example:   There 
is  no  present  loop  street  system  in  Cornelius  or 
Davidson . 

The  elements  listed  above  make  up  the  "ideal"  thorough- 
fare plan.   A  graphic  description  of  such  a  plan  would  be  to 
compare  it  to  a  wagon  wheel,  with  the  arterial  streets  forming 
the  spokes  and  the  loop  system  making  up  the  outer  rim. 
Collector  streets  and  local  streets  woult  interconnect  between 
the  spokes  and  rim  of  the  wheel  design.   While  this  plan  is 
not  strictly  adaptable  to  every  planning  area,  it  does  provide 
good  transportation  planning  principles  and  the  ideal  plan  is 
given  due  consideration  by  planners  from  the  North  Carolina 
State  Highway  Commission. 

The  Cornelius-Davidson  Thoroughfare  Plan  proposed  by 
the  Advance  Planning  Department  of  the  State  Highway  Commission 
is  described  below  (see  Map  7).   This  is  classified  as  a  Type  A 
thoroughfare  plan,  which  indicates  that  it  is  based  on  rather 
general  data.   A  more  detailed  plan  would  be  necessary  before 
any  right-of-way  acquisition  and  construction  could  be  under- 
taken . 

The  Loop  System 

1.   A  partial  loop  west  of  Davidson's  CBD  would  relieve 
congestion  by  allowing  an  easier  and  more  direct 
exit  for  industrial  employees  and  by  carrying  some 
of  the  Cornelius-Davidson  traffic.   Beginning  at 
N.C.  115  near  the  northern  Davidson  town  limits,  it 
travels  southwest,  intersecting  Armour  Avenue  and 
Griffith  Street;  then  south,  intersecting  Jetton 
Street  at  Hamilton  Street;  then  ties  into  N.C,  115 
in  northern  Cornelius  near  its  present  intersection 
with  Davidson  Street. 
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A  second  loop  portion  begins  in  western  Cornelius, 
with  a  new  street  running  westerly  from  Legion 
Street  through  the  undeveloped  area  west  of  the 
town  limits;  then  south  and  intersecting  with 
Catawba  Avenue  and  continuing  southward  to  align 
with  U.S.  21  southwest  of  Cornelius.   A  connection 
with  this  portion  extends  east  from  near  the  N.C. 
21  segment,  across  Smith  Circle  extension  in  south 
Cornelius  to  complete  another  section  of  this  loop 
around  Cornelius'  central  area. 

An  eastern  loop  system  begins  at  N.C.  115  in 
northern  Davidson  (see  #1  above),  runs  cl ockwi se  to 
intersect  with  Grey  Road  outside  the  present  David- 
son town  limits,  then  southerly  to  N.C.  73  east  of 
Davidson.   From  this  point  the  road  continues  across 
Pine  Road,  then  runs  westerly  to  intersect  with  N.C. 
115  and  the  western  Cornelius  loop  under  it  2    above. 


Ar te  r i  al s 


1,   The  realignment  of  Jetton  Road  from  just  east  of 
Gamble  Street  to  connect  with  the  street  crossing 
the  railroad  between  Potts  Street 
Street  (N.C.  115).   This  would  gi^ 
access  into  town  and  would  remove 
set  in  this  rou  te . 


and  South  Main 
e  more  direct 
the  pre  sent  of f • 


2.  An  extension  of  Concord  Road  in  downtown  Davidson 
to  cross  Main  Street  (N.C.  115)  and  extend  west  to 
Sloan  Street,  then  run  along  Sloan  Street  to  Griffith 
Street.   This  would  reduce  the  turning  traffic  in 
Davidson,  and  make  a  grade  separation  at  the  rail- 
road feasible. 

3.  Extensions  of  SR  2147  (Westmoreland  Road)  and  SR 
2416  (Bailey  Road)  to  form  a  cross-country  connection 
from  N.C.  73  on  the  west  of  the  Planning  Area,  cross- 
ing N.C.  115  south  and  tieing  into  N.C.  73  near  the 
southeastern  edge  of  the  Planning  Area.   This  long- 
range  connection  would  remove  considerable  east-west 
traffic  that  now  must  follow  N.C.  73  through  the 
central  business  areas  of  both  towns. 

4.  An  extension  of  Pine  Road  in  Davidson  from  the  east- 
ern loop  mentioned  earlier  to  the  Bailey  Road  exten- 
sion in  #3  above.   This  would  provide  an  important 
route  to  the  eastern  area,  particularly  to  the 
residential  development  and  school  proposed  there. 
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Collectors 

1.  An  extension  of  Smith  Circle  from  the  Catawba  Avenue 
intersection  to  the  proposed  loop  between  Catawba 
Avenue  and  Legion  Street.   This  collector  now  serves 
residential  areas  and  would  assist  further  as  new 
subdivisions  are  developed. 

2.  An  extension  of  Railroad  Street  in  Davidson  south- 
ward along  the  east  side  of  the  railroad  to  Jetton 
Street.   This  would  provide  an  important  minor 
north-south  arterial  without  conflicting  with  the 
railroad.   It  would  also  be  an  important  service 
facility  to  the  Davidson  CBD. 

3.  Extensions  from  South  Street  to  the  loop  system  on 
the  southeast.   South  Street  is  already  an  important 
collector  with  its  service  to  the  school,  baseball 
park  and  cemetery.   This  extension  would  tie  it  into 
the  loop  system  and  provide  easy  access  to  and  from 
the  area  now  served  by  South  Street. 

A.   A  partial  realignment  and  extension  of  SR  2599 

(located  at  N.C.  115  south  and  the  southern  Cornelius 
town  limit)  to  connect  this  road  with  the  Pine  Road 
extension  and  southern  Cornelius  loop  described 
earlier. 

The  thoroughfare  plan  illustrated  and  described  has  not 
been  approved  by  the  Cornelius  Planning  Board  nor  officially 
adopted  by  either  of   the  Town  Boardsat  the  time  this  draft  is 
being  prepared  for  publication. 


Major  objections  to  the  proposed  plan  are  as  follows: 
(See  Map  7) 

1.   The  southern  portion  of  the  west  Davidson  loop. 

Cornelius  officials  feel  that  the  portion  of  this 
proposed  loop  street  from  Jetton  Street  in  Davidson 
to  North  Main  Street  in  Cornelius  (N.C.  115)  would 
bring  increased  traffic  past  the  existing  property 
on  North  Main  Street.   A  marked  increase  in  traffic 
here  would  probably  result  in  this  major  street 
being  widened,  and  the  feeling  is  that  any  widening 
would  severely  damage  residential  and  business 
property,  much  of  which  is  already  fairly  shallow 
due  to  being  located  between  this  section  of  N.C. 
115  and  the  Southern  Railway  railroad. 
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The  west  Cornelius  loop.   The  chief  objection  here 
is  that  this  proposed  road  from  N.C.  73  near  U.S. 
21  and  Interstate  77  north  and  east  to  align  with 
the  existing  Legion  Street  in  Cornelius  would  tend 
to  bisect  the  now  undeveloped  land  along  the  north- 
west side  of  town.   Town  officials  feel  that  this 
road  would  thus  hamper  future  use  of  this  land  for 
residential  development. 

The  eastern  loop  (Davidson  to  Cornelius).  Objection 
to  this  proposal  relates  to  the  reasons  given  above, 
with  the  feeling  that  this  loop  would  again  bring 
increased  traffic  into  North  Main  Street  and  Legion 
Street.   In  addition  to  other  property,  a  baseball 
park  exists  on  Legion  Street  and  the  safety  factor 
is  questioned  here  in  routing  heavy  traffic  by  this 
play  area  should  such  traffic  materialize  with  the 
completion  of  the  proposed  road  system. 


As  outlined  in  the  North  Carolina  General  Statutes, 
Chapter  136,  Article  3A,  the  normal  procedure  for  establishing 
a  comprehensive  plan  for  the  street  system  within  a  municipality 
is  for  mutual  agreement  on  the  plan  and  adoption  of  it  by  the 
governing  body  and  the  State  Highway  Commission.   Without  this 
mutual  agreement  and  adoption,  the  street  system  remains  on  an 
individual  street  basis  concerning  addition  or  removal  from  the 
State  Highway  System  and  most  of  the  benefits  of  thoroughfare 
planning,  as  outlined  at  the  beginning  of  this  section,  are 
1  acking . 

The  Cornelius-Davidson  Thoroughfare  Plan  outlined  at  the 
beginning  of  this  section  was  recommended  by  the  State  Highway 
Commission's  Advance  Planning  Department  engineers.   Their 
study  was  initiated  by  a  request  from  the  Davidson  Town  Board 
in  September,  1965.   The  plan  was  presented  in  July,  1966,  with 
revisions  in  March,  1967,  and  February,  1968.*  It  has  been 
coordinated  with  the  overall  Land  Development  Plan  for  the 
Cornelius-Davidson  Planning  Area  by  the  Division  of  Community 
PI ann  ing . 


♦Alternate  routes  were  suggested  in  recent  meetings  by  members  of  the 
Cornelius  Planning  Board  and  Town  Board,  such  as  a  crossing  o£  N,  C<>  113 
from  west  Co  east  in  northern  Cornelius  and  traveling  south  on  Che  easCern 
side  of  the  railroads   As  of  this  printing  date  no  agreement  has  been  made 
on  an  alterrate  route,,  largely  due  to  engineering  problems  anticipatedo 
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It  is  hoped  that  either  by  adoption  of  this  plan  or  by 
mutual  agreement  on  changes  concensus  can  be  reached  between 
local  officials  and  the  State  Highway  Commission  in  the  near 
future.   Without  agreement  on  a  comprehensive  street  system 
plan  for  Cornelius  and  Davidson,  implementation  of  other  parts 
of  the  Land  Development  Plan  will  be  difficult  and  the  future 
development  and  growth  within  the  Planning  Area  will  be  less 
safe,  efficient,  and  pleasant  than  it  could  be  with  such  a 
coordinated  plan. 


UTILITIES  AND  ANNEXATION 

The  forthcoming  Community  Facilities  Plan  will  cover  in 
detail  the  existing  and  proposed  water  and  sewer  systems,  fire 
and  police  protection,  health  facilities,  recreation  and  other 
important  points  regarding  public  facilities  and  services  in 
the  Planning  Area.   Due  to  the  direct  relationship  between  future 
development  and  the  municipal  water  and  sewer  systems,  this 
limited  discussion  of  these  two  systems  and  the  annexation  pro- 
posals is  included  in  this  portion  of  the  Land  Development  Plan. 

WATER 

Coverage  of  the  present  Cornelius  and  Davidson  water 
systems,  exclusive  of  the  Davidson  College  area,  is  presented 
on  Map  8.   Water  is  in  good  supply  here  in  Northern  Mecklenburg 
County  with  the  Lake  Norman  project  now  complete.   Davidson 
pumps  from  the  lake  and  Cornelius  receives  water  both  from  the 
Davidson  system  and  from  deep  wells.   Area  coverage  is  fairly 
good  except  for  some  inadequate  line  sizes  and  "deadends"  that 
should  be  corrected  to  improve  flow  and  pressure.   It  is  the 
policy  of  both  towns  to  extend  water  service  to  all  development 
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WATER     LINES 


MAP-8 


in  town  and  charge  for  the  service  on  a  metered  basis.   The 
only  water  lines  outside  the  town  limits  are  those  to  one 
industry  near  Cornelius  and  to  some  residential  property  on 
or  near  Cornelius'  southern  and  western  boundaries. 

If  the  policy  of  extension  of  service  to  in-town  areas 
only  is  continued,  it  is  recommended  that  certain  areas  be 
annexed  and  water  lines  extended  as  early  as  possible  to  stim- 
ulate growth  there.   If  a  somewhat  bolder  annexation  policy 
than  that  practiced  in  the  past  is  followed,  land  developers 
can  be  encouraged  through  subdivision  regulations  to  install 
water  and  sewer  systems  within  their  developments  that  are  up 
to  town  standards.   It  should  then  follow  that  if  a  developer 
is  willing  to  do  this  the  town  concerned  should  take  steps  to 
annex  the  area  and  maintain  the  system  that  is  already  installed 


SEWER 

Sewer  system  coverage  is  shown  by  Map  9.   Pipe  size  is 
more  standardized  than  for  the  water  system.   The  gravity  flow 
lines  are  generally  eight  inches  and  the  forced  flor  lines  are 
almost  all  six  inches  in  diameter.   Total  area  coverage  is  not 
as  extensive  as  that  of  the  water  system.   As  with  water,  the 
basic  policy  for  sewer  extension  is  to  serve  development  with- 
in the  town  limits  only.   (Cornelius  does  have  outside  service 
to  one  industry,  but  materials  for  this  installation  were  pro- 
vided by  the  user.)   Future  development  will  be  more  dependent 
upon  this  service  being  available  since  some  of  the  residential 
expansion  will  be  into  soil  areas  where  septic  tanks  will  not 
operate  properly.   More  dense  development  will  probably  result 
as  growth  occurs,  and  this  should  be  served  for  health  reasons. 

It  should  be  noted  that  at  the  present  time  Davidson  is 

in  the  process  of  completing  some  engineering  work  on  its  water 

and  sewer  systems,  and  Cornelius  has  proposed  an  area  in  the 

southwest  section  of  town  for  sewer  extension  in  1969. 
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ANNEXATION 

The  importance  of  annexation  to  growth  and  development 
of  a  town  has  already  been  suggested  in  the  water  and  sewer 
section.   While  people  often  debate  the  "good"  or  "bad"  points 
of  annexation  for  a  given  area  and  for  the  town's  finances,  it 
is  an  important  tool  in  urban  growth  when  used  properly. 

Map  10  shows  suggested  areas  of  annexation  for  Cornelius 
and  Davidson.   These  areas  are  general  on  the  map  and  would 
require  detailed  studies  regarding  the  economic  feasibility  of 
annexation.   The  following  areas  and  a  priority  for  annexation 
are  indicated . 

1.  South  of  Cornelius,  the  area  along  Barnett  Road  and 
N.C.  115  south  of  the  present  town  limits.   Residen- 
tial development  is  extant  here  and  some  water  lines 
have  already  been  extended.  Annexation  with  extension 
of  water  and  sewer  services  would  encourage  further 
growth . 

2.  South  of  Davidson,  along  the  common  town  limit  line. 
Problems  are  already  present  as  to  taxation  of 
property  and  water  and  sewer  service  responsibility. 
Since  Davidson  is  in  the  best  position  for  utility 
service  to  present  and  potential  development  here, 
an  agreement  should  be  made  between  the  towns  on  a 
logical  dividing  line. 

3.  West  of  Cornelius,  from  the  present  town  limits 
along  U.S.  21.   A  large  area  is  designated,  and  this 
could  probably  best  be  included  in  at  least  two 
stage  s : 

(a)  from  the  Smith  Circle  area  westward  to  include 
Smithville  and  the  important  proposed  Interstate  77 
frontage  beyond;  and 

(b)  the  area  just  south  of  Lake  Norman  and  between 
U.S.  21  and  the  present  western  town  limits. 

The  first  area  is  rapidly  developing  and  is  already 
being  considered  for  sewer  line  extension.   Smith- 
ville is  in  need  of  additional  water  service  and  has 
sewage  disposal  problems.   Part  (a)  should  be  included 
as  early  as  possible  to  take  care  of  existing  problems 
and  to  promote  the  rapid  growth  that  will  no  doubt 
result  around  the  Interstate  road  intersection.  Part 
(b)  should  be  annexed  as  development  occurs. 
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4.   West  of  Davidson,  the  land  between  the  present  town 
limits  and  the  Lake  Norman  area.   This  area  could 
surely  be  better  served  by  Davidson's  utility  system. 
Annexation  will  probably  be  needed  within  the  next 
f  ive  years. 

5  &  6.   Southeast  and  east  of  Davidson,  along  Pine  Road  and 

north  of  Concord  Road.   Residential  growth  is  spread- 
ing, and  this  includes  the  general  area  for  the  pro- 
posed new  elementary  school  in  the  Land  Development 
Plan.   Annexation  should  take  place  within  the  next 
f  ive  to  ten  years. 

Other  areas  may  warrant  consideration  for  annexation 
along  with  those  listed.   The  important  point  is  that  this  tool 
for  growth  be  used  with  boldness  when  necessary  for  the  overall 
community  good. 


Water  and  sewer  service  and  annexa 
good  examples  pointing  to  the  need  for  a 
functional  coordination  of  urban  services 
Davidson.  Being  so  close  together,  the  t 
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such  as  one  water  system,  one 
department  for  parks  and  recre 


tion  possibilities  are 
serious  look  at  some 
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town,  similar  to  the 
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ation  include: 

eveloping  areas; 
and  other  parts  of 

ation  of  fire  and 
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y  facilities  -- 
sewer  system,  one 
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There  is  some  coordination  of  various  functions  now 
between  Cornelius  and  Davidson,  and  a  definite  spirit  of  cooper- 
ation exists.   (Also  a  study  is  being  supported  by  the  Mecklen- 
burg Board  of  County  Commissioners  and  the  Charlotte  City 
Council  to  determine  the  possibility  of  a  metropolitan  govern- 
ment for  the  county).   At  any  rate,  Cornelius  and  Davidson 
officials  and  citizens  should  give  consideration  to  consolidation 
on  either  the  local  level  or  the  county  level. 
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SUMMARY  AND  IMPLEMENTATION 

The  Land  Development  Plan  for  Cornelius  and  Davidson  in 
its  written  or  graphic  form  can  only  suggest  or  recommend.   It 
cannot  be  converted  from  the  written  work  to  action  within 
either  community  without  a  program  of  implementation.   The 
following  material  will  concern  itself  with  a  brief  summary 
of  the  categories  covered  by  the  Land  Development  Plan  and  some 
means  of  implementation  in  each  case.   The  short-range  items 
would  have  the  capacility  of  being  completed  within  one  to  six 
years,  and  the  long-range  items  could  be  completed  during  the 
remaining  portion  of  the  planning  period  to  1987. 

RESIDENTIAL 

SUMMARY .   Proposed  areas  of  primary  and  secondary  devel- 
opment --  primary  to  be  adjacent  to  existing  residential  areas 
and  at  a  density  of  about  four  dwelling  units  per  acre,  and 
secondary  to  cover  areas  that  could  not  easily  be  served  with 
public  utilities  and  for  lower  density  development. 

Short-Ranee 


1.  Use  of  zoning  and  subdivision  regulations,  enforce- 
ment of  building  and  housing  codes. 

2.  Exercise  annexation  practices  related  to  Land 
Development  Plan  and  development  trends.   Annex 
Area  s  1 ,  2  and  3 . 

3.  Relate  extension  of  water  and  sewer  lines  to  annexed 
areas  and  Land  Development  Plan  to  encourage  higher 
density  development  close  to  existing  development 
and  town  limits. 

4.  Initiate  action  programs  through  churches,  civic 
clubs,  etc.,  for  improvement  of  substandard  housing 

encouraging  individuals  to  improve  their  own 

conditions  where  possible  and  forming  a  housing 
authority  to  arrange  for  low  rent  housing,  if  needed, 
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Lone-Range 


1.  Implementation  of  street  system  improvements, 
coordinated  with  an  adopted  thoroughfare  plan. 

2.  Develop  prime  residential  areas  as  suggested  in 
the  Land  Development  Plan. 

3.  Update  annexation  needs  to  stay  abreast  of  growth. 
Annex  Areas  4,  5  and  6,  provided  anticipated  growth 
has  occurred . 

4.  Program  water  and  sewer  improvements  with  population 
and  development  trends,  based  on  a  sound  public 
improvements  program. 


COMMERCIAL 

SUMMARY .   Appearance  improvement  program  of   both 
central  business  districts  suggested,  with  professional  assi- 
stance and  private  cooperation.   Enlargement  of  the  central 
business  districts  needed,  particularly  to  include  more  park- 
ing area  with  appropriate  landscaping.   Form  other  unified 
shopping  areas,  avoiding  strip  development  along  major  roads. 


Shor t-Range 


1.  Implement  a  "be au t i f ica t ion"  program  for  the 
Cornelius  and  Davidson  central  business  districts. 

2.  Acquire  and  phase  out  dilapidated  structures  with- 
in the  central  business  districts  and  redevelop 
with  relation  to  the  improvement  program  mentioned 
above . 

3.  Implement  the  downtown  portions  of  the  thorough- 
fare plan. 


Long-Range 


1.  Continue  with  overall  improvement  program,  includ- 
ing centralized,  landscaped  parking  areas  in 
Cornelius  and  Davidson. 

2.  Continue  to  encourage  grouping  of  heavier-type 
businesses  with  enforcement  of  effective  zoning. 
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PRODUCTION  AND  TRANSPORTATION 

SUMMARY .   Industry  should  be  encouraged  to  locate  on 
" cl ose-in" si te s  that  are  desirable  and  that  would  not  offer 
unwanted  noise  and  smoke,  forming  an  industrial  park  along 
Griffith  Street  in  Davidson  and  east  of  the  railroad  in 
Cornelius  near  industry  that  is  already  established.  Large 
generalized  areas  are  designated  for  industry  that  does  not 
prefer  the  closer  areas,  giving  ample  room  for  diversified 
industrial  growth. 

Shor t-Range 

1.  Institute  zoning  of  perimeter  area  in  Cornelius 
to  protect  potential  industrial  sites. 

2.  Encourage  desirable  industry  by  establishment  of 
an  Industrial  Development  Commission  or  some  such 
group  to  promote  industrial  development  and  to 
obtain  title  to  or  options  on  prospective  industrial 
sites. 

3.  Adopt  thoroughfare  plan  and  implement  the  western 
loop  portions  as  early  as  possible  to  relieve 
traffic  congestion. 


Long-Range 


1.  Further  implementation  of  thoroughfare  plan's 
eastern  loop  and  collector  streets. 

2.  Update  the  Land  Development  Plan  and  zoning  to 
keep  pace  with  growth  trends  to  compliment 
residential,  commercial  and  industrial  development 


PUBLIC  AND  SEMI-PUBLIC 

SUMMARY .   Proposed  new  elementary  school,  two  neighbor- 
hood parks  and  one  smaller  park  with  boating  access  area. 
Greenbelts  along  low,  wet  areas  such  as  those  near  the  sewage 
treatment  plants  and  along  U.S.  21. 
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Short-Range 


Begin  acquisition  as  early  as  feasible  in  vicinity 
of  school  and  park  sites.   This  includes  programs 
for  financing,  such  as  open-space  grant  assistance 
from  the  Federal  Government,  arrangements  for  such 
expenditures  in  the  capital  budgets  of  the  respective 
towns,  or  the  possibi«lity  of  acquisition  from  private 
individuals  or  firms  who  may  want  to  donate  land  for 
such  publ ic  use . 


Long-Range 


1.  Further  acquisition  and  development  of  recommended 
public  areas. 

2.  Inauguration  of  full-time  recreation  program  for 
all  age  s . 


WATER  AND  SEWER 

SUMMARY .   Water  and  sewer  systems  should  be  related  to 
development  and  annexation  to  encourage  growth  in  certain  areas 
and  at  a  density  that  will  be  economically  feasible  to  serve. 
Present  systems  have  "deadends"  and  small  line  sizes  that  should 
be  improved  and  plans  for  increasing  sewer  coverage  should  be 
made  . 

Short-Range 


1.   Completion  of  proposed  sewer  and  water  extensions 

and  extension  into  other  developed  areas  as  annexa- 
tion takes  place  in  Areas  1,  2  and  3. 


Long-Range 


1.  Improvement  of  water  system  as  feasible,  tieing 
"deadends"  lines  together  and  using  larger,  more 
uniformly  sized  lines. 

2.  Arrange  capital  budgets  to  allow  for  further 
extension  of  lines  and  additional  treatment 
facilities  as  population  grows  and  annexation 
of  Areas  A,  5,  and  6  is  accomplished. 
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